LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

for September 13, 2006 PLANNING COMMISSION MEETING

PROJECT #: Change of Zone N0.06052

PROPOSAL: Amend section 27.65.020 (b) and (f) and 27.65.075, BTA Community

Unit Plan, to revise development coverage and bonuses.

CONCLUSION: This amendment would treat all BTA subdivisions with a community

sewer system the same, regardless of lot size. Staff acknowledges that
there is an advantage to having a community sewer collection and
treatment facility in both the short and long term.

RECOMMENDATION: Approval
ANALYSIS:
1. This requestis to amend the CUP build throughstandards, whichapply to acreage lots

in the 3 - mile ring around the city, to allow the same "bonus" provision to be taken for
acreage developments with community sewer systems regardless of lot size. An
additional adjustment is made to clarify the number of future lots shown for
buildthrough, which would very with the average site of the initial lots.

The current regulations were developed with the assumption that community sewer
systems were only feasible with smaller (one acre) lots rural subdivisions. A private
developer brought to the attention of staff thatthe decreasing cost of small community
sewer systems has made it feasible to construct these systems with larger lot rural
subdivisions. Staff concurred with the developer that a community system should be
more environmentally sensitive and would facilitate future city hook-ups. Based on this
understanding, the Planning Director agreed to process the text amendment, which
would permit build through subdivisions with lots of any size and community sewer
systems to use up to 25 percent of the property.

Staff also supports the related amendment thatapplies the 20 percent bonus for using
community sewer systems in the AGR as well as the AG district and amends
27.65.075 to clarify future lot provisions.

Following is the proposed text:
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Chapter 27.65LMC
COMMUNITY UNIT PLAN

27.65.020 Requirements.

(8 Generd Requirements.

(b) Specific Requirements.

(1) Inthe R-1, R-2, R-3, R-4, R-5, or R-6 zoning didtrict......

(2) Inthe BTA Overlay Didrict the land within the community unit plan shal be

divided into two components. an Acreage Development Component and an Urban Reserve
Component, except as provided in subsection (ii) below. The Acreage Development Component may be
subdivided in conformance with requirements of the City Land SubdivisonOrdinance into resdentia lots
for anglefamily dwdlings. The Urban Reserve Component may not be subdivided or built upon but rather
shall be reserved for futureresidential development until suchtime as City sanitary sewer and water utilities
are extended to the Urban Reserve Component and the land within the community unit planisannexed by
the City of Lincoln.

(1) Inthe BTA Overlay Didrict with underlying AG zoning, the Acreage Development Component shall
not exceed twenty -five percent (25%) of the total areaof the oommunlty unit pI aﬂf—eﬁgtefaﬁtydwdhms

() A community unit plan located in gther the AG Agriculturd Didrict or AGR Agriculturd Resdentidl
Didrict which utilizes a community wastewater disposd systemrather thanindividuad wastewater systems
shall receive atwenty percent (20%) density bonus.

27.65.075 Form of Community Unit Plan in the BTA Overlay Digtrict.

(b) A futurefind plot plan providing for conversion of the Acreage Devel opment

Component to higher urban residentia dendity shal be accurately, clearly, and legibly drawn on

tracing doth or mylar in a sufficient sSze and scae to show the details of the plan clearly and shall contain
the information required for find plot plansin Section 27.65.070 and the following

informetion:

(2) Fnd lot lines and building lines that will be implemented with the extension of urbaninfrastructure and
annexaionby the City. For acreage CUPs with an average lot Sze of lessthan 1/3 acre. no Drowsonfor
furtherlot subd|V|S|on|srequwed A

ere. For acreage community unit
plansusﬁgmmmtywe&eﬁet&syaeﬂswnhalﬁ acretomeacreﬁﬁ&mum erage lot size, the future
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find plot plan shal provide at least 2.0 times the number of lots in the CUP. For acreage community unit
plans with morethana one acre maximum lot Sze, but less than three acres, the future find plot plan shall
provide &t least 2.5 timesthe number of lotsin the community unit plan. For acreage community unit plans
HSng-oR-Ste-wastewater-Systems with a three acre or Ierger ﬁ"tl‘lﬁ‘l:ﬁ‘l lot 9ze, the future plot plan shdl
provideat leagt 3.0 timesthe number of lotsinthe CUP & : 3
tensity-of-one-tnit-per-aere. The sum of the lots may be rounded up to the neerest fuII Iot

Prepared By:

Mike DeKalb, 441-6370, mdekalb@lincoln.ne.gov
Planner
August 21, 2006

APPLICANT: Marvin Krout
555 S. 10" St.

Lincoln, NE 68508
(402) 441-7491

CONTACT: Mike DeKalb
555 S. 10" Street
Lincoln, NE 68508

(402) 441-6370
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Civil Design Group, Inc.

Consulting Engineers & Land Use Planners .
Civil Design * Site Development « Planning & Zoning

RFCLID

August 1, 2006
AUG T - 7006

Marvin Krout, Director of Planning ”NC0}&@3{?&“&1%%%?”“

HAND DELIVERED
RE: Proposed AGR Text Amendment Requests:
Dear Mr. Krout:

Thank for you prompt and positive review of our request to process a text amendment to
section 27.65.050 (b)(2)(i) regarding the minimum coverage area for an AG CUP utilizing
a community wastewater system. In your letter dated July 21, 2006 (attached) you
indicated that you would be willing to initiate such an amendment as the Director of
Planning.

Please consider this our formal request to begin processing this amendment
immediately. We would respectfully request that the amendment be written and
internally submitted by this Thursday at noon so that it could be scheduled for public
hearing on the August 30, 2006 Planning Commission agenda. This is the same date
that we are targeting to submit and have a public hearing on a project that will reguire
this text amendment to be approved in order to satisfy the Acreage Development
Component coverage area that our firm will be showing in an AG CUP that utilizes a
community wastewater system with a minimum lot size of three acres.

Additionaily, while you are embarking on this exercise, Mike DeKalb and | also
discussed a “housekeeping” issue that should be addressed in the form of a text
amended in order to clarify that the community wastewater bonus’s applicability to both
the AG and AGR districts. This text amendment is listed below at Text Amendment #2.

Again, to summarize here are the text amendments we would ask you to submit:

PROPOSED TEXT AMENDMENT #1:
For Chapter 27.65.020 (b)(2)(i):

Amend the current text:

(i in the BTA Overlay District with underlying AG zoning, the Acreage
Development Component shall not exceed 25% of the total area of the
CUP if the single family dwellings will utilize on-site wastewater systems
and in such even the minimum lot size shall be three acres. The Acreage
Development component shall not exceed 10% of the total area of the
community unit plan if the singe—family dwellings will utilized a community

3901 Normal Blvd, Ste 203, Lincoin, Nebraska 68506
Office: 402.434.8494 Fax: 402,434.8493 www.civildg.com



wastewater system and in such even the maximum lot size shail be one
acre.

To the following text:

(i} In the BTA Overlay District with underlying AG zoning, the Acreage
Devefopment Component sha!! not exceed 25% of the fotal area of the

PROPOSED TEXT AMENDMENT #2:
For Chapter 27.65.020 (f):

Amend the current text:

(i) A communily unit plan located in the AG Agricultural District which utilizes
a communily wastewater disposal system rather than individual
wastewater systems shall receive a twenty percent (20%) density bonus.

To the following text:

(i) A community unit plan located in either the AG Agricultural-District or
AGR zoning districts which utilizes a community wastewater disposal
system rather than individual wastewater systems shall receive a twenly
percent (20%) density bonus.

Thank you for your willingness to process these amendments for our client. Together
we truly appreciate the Planning Department’s willingness to show their ability to provide
flexibility in this circumstance as market conditions continue to evolve in the acreage
arena.

Slncerely. c—#d
Mlke Eckert, AICP
ce: Mike DeKalb

Gary Pickering
Mike Boeticher
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LINCOLN

The Communily of Opporbumily

July 21, 2006

Mike Eckert

Civil Design Group, Inc.

3901 Normal Blvd., Suite 203
Lincoln, NE 68506

Dear Mike:

Thank you for the opportunity to review and comment on your proposed
amendments to the build-through acreage standards {BTA).

Staff would be favorable to amending the CUP provisions in the zoning code to
allow the maximum developable area to increase from 10% to 25% of the total
property area for 3+ acre lots. | agree it is not logical to limit the lot yield in an
acreage subdivision because the developer chooses to build a community sewer
system rather than on-site sewer treatment on each individual lot. | would go a
step further, and say that we could see a sliding scale ranging between 10% and
25% for lots that are in the 1-3 acre range, to provide additional flexibility should
the market demand change again. We would be willing to initiate such an
amendment without your client filing an application with fee.

We are not supportive of any amendments that would increase above 25% the
developable portion of a BTA acreage development, or allow a further bonus for
the preservation of floodplain land. A key purpose of the BTA standards is to
reserve as much land as possible for future urban development. The 25%
standard was formulated so a developer could reach the maximum potential lot
yield if minimum size lots are platted. If a developer chooses to plat larger than
minimum size lots, we do not think that justifies reducing the amount of land that
is reserved for future urban development.

We also do not think the separate density bonus for constructing a community
sewage system should be extended equally to all subdivisions. The benefits of a
community system with 1-acre lots are greater than the benefits with 3-5 acre
lots: 90% of the land is reserved for future urban development, and 1-acre lots
that can be further subdivided into 1/3-acre lots are preferable to 3-acre lots that
can be subdivided into 1-acre lots. The sliding scale formula as described above
would allow for the incentive to range between 0-20% for Iots that average from
3 acres down to 1 acre in size, and [ think that is appropriate.

Regarding the bonus for community sewer systems, they can result in an easier
transition when the subdivision eventually is annexed and city sewer service is
available to the lots. But | have to say that every one of my 30+ year career in
planning, someone has touted the “new treatment technologies” that do a better
job of treatment and will not fail like many of their predecessors. Small
community sewer systems maintained by homeowner associations may be
becoming less expensive, but they will continue to be risky propositions.
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Last, you suggest that preservation of floodplains should deserve a separate
additional bonus, because it will preserve this land without spending local
taxpayer dollars to acquire conservation easements. We are totally opposed to
this idea. The floodplain regulations for the new growth areas provide good
protection to the public without the need to acquire conservation easements. |
think our experience with acquiring easements in the upper southeast Salt Creek
sub-basin has probably taught us that this is too expensive to replicate. The
concern that floodplains may be modified is practically nonexistent in acreage
subdivisions, where the density limitations and land values just do not warrant
large-scale filling and cutting.

Regarding all of your requests which essentially increase lot yield on AG-zoned
properties, | also have to say that the overriding goal in the Comprehensive Plan
is to limit development in rural areas. The proportion of new housing starts in
rural versus urban areas of the county is already well above the levels
established in the Comprehensive Plan. We do not need to encourage even
more housing in rural areas by lifting the established ceilings to further increase
lot yields on these build-through sites.

We would be glad to meet with you personally to answer further questions that
you may have or to begin working together on the amendments that we can
support.

Marvin 8. Krout
Director of Planning
q-\msk\Eckert Build-Through Proposal
cc: Mike DeKalb

Ray Hill
Nicole Fleck-Tooze



